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Final Site Plan and Special Permit PLPZ

Foundation House, LLC
To establish philanthropic or charitable
institution, and construct and additional

2020 00311 building, the result of which would further
exceed 150,000 cubic feet in building volume.
LOCATION: | 124 Old Mill Road
ZONE: | RA-4
PARCEL SIZE: | 75.72-acres (four parcels in total)

Lot 1 —23.996 - acres
Lot 2 —21.77 - acres
Lot 3-15 - acres

Lot 4 — 14,954 - acres

Zoning Statistics

Existing Proposed Permitted/Required
CUBIC VOLUME | Not provided Not provided >150,000 requires
Special Permit
MINIMUM GREEN AREA | Not provided Not provided May be waived under
special permit
GROSS FLOOR AREA:
Lot1l | 15,860 sq. ft. 15,860 sq. ft. 65,329.11 sq. ft.
Lot2 | 10,800 sq. ft. 18,200 sq. ft. 59,268.83 sq. ft.
Lot3 0 0 40,837.50 sq. ft.
Lot4 | Not provided Not provided 40,712.26 sq. ft.
FAR
Lot1 0.015 0.015 0.0625 or
Lot 2 0.010 0.019 0.075 if approved, per
Lot3 0 0 Sec. 6-205 Note 7(b)
Lot4 | Not provided Not provided
HEIGHT
Main Dwelling: | Not provided Not provided 50 ft.
Event Barn:
SETBACKS FOR BARN
Front: +500 ft. 75 ft.
Side: 52 and 215 ft. 50 ft.
Rear: +700 ft. 75 ft.

STAFF REPORT UPDATE:

The applicant was last before the Commission at their March 16, 2021 meeting. At that time the
application was left open for the applicant to address the following:
e Continue to speak with the Historical Society and Preservation Network to address Mill

preservation.

e Address Conservation comments about trails and conservation area trespass.
e To look at the size and frequency of events to help mitigate traffic and noise concerns.
e The Commission wanted to get the State’s approval for use of the well.

The application has provided the following in response to the comments received:
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e Applicant has been in contact with the Preservation Network. A site visit was hosted this
week and the results of that visit and talks has not yet been shared with the Commission.

e Applicant has noted continuing discussions with the Round Hill Association, the
applicant and the Round Hill Association have proposed several conditions of operation
for the Commission’s consideration.

The following is an updated staff report.

APPLICATION SUMMARY:

The applicant requesting final site plan and special permit, PLPZ 2020 00311, to establish a
philanthropic or charitable institution, and construct an additional building, the result of which
would further exceed the 150,000 cubic feet in building volume threshold of Section 6-101(a) on
a 4.9466-acres property located at 124 Old Mill Road in the RA-4 zone.

ISSUES / RECOMMENDATIONS:

1.

The applicant indicates that a common property line between lots 1 and 2 would need to be
amended to keep the proposed septic system with the new building on lot 2. An application
for res-subdivision, (PLPZ 2021 00026) has been filed.

The applicant has indicated that they do or will exceed 150,000 cubic feet, in building
volume. No existing or proposed volume numbers have been provided to indicate how much
and should be provided. The Commission must consider the Special Permit standards of Sec.
6-17 when rendering any decision related to exceeding the building volume threshold of Sec.
6-101(a);

ENGINEERING - The applicant should note the comments from the Engineering Division
that would need to be addressed prior to issuance of any Zoning Permit.

HEALTH - The proposed change of use to a non-residential use and proposed event barn
requires review and approval from the State Department of Health. The State Department of
Health has granted conceptual approval for the proposed septic design. However, the Health
Dept. notes that the use of a well may need approvals from the State as well. The applicant
has indicated that the intended use of the facility would meet the requirements for a non-
community well system. State approval of the well use is still pending.

CONSERVATION - Conservation Commission Staff has noted that they have no further
comments regarding this application.

If approved by the Commission, FAR, grade plane, height and volume calculations should be
verified by the ZEO prior to issuance of any zoning permit; and

The Commission should wait to hear comments from any other relevant Town Departments
regarding this item prior to closing this item and rendering a decision.

DEPARTMENT COMMENTS:

ZEO - see previous attached
CONSERVATION - see attached

DPW ENGINEERING - see attached
HEALTH - see previous attached

TRAFFIC - see previous attached
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PROPOSAL:

The applicant is seeking special permit approval to establish a “philanthropic or charitable
institution” on the 75-acres site. The site is on the south side of Old Mill Road and bordered by
the Merritt Parkway. The subject property is described and being made up of four separate
parcels. Lot 1 is 23.996 acres in size and contains the main house. Lot 2 is 21. 77 acres in size
with an existing caretakers’ cottage, stable with grooms ‘quarters, stone building and shed. Lot 3
is a vacant 15-acre parcel on the westerly side of the property. Lot 4 is 14.954 acres in size and
contains the historic Gristmill.

The existing mansion and accessory buildings will be retained and a new a conference center, in
the form of an “Event Barn” would be constructed. The existing main house, to be named the
“Foundation House” would be remain with Lot 1, and provide for small meetings and
conferences as well as space for staff. Horse trails on the property would be restored and
available for public use. The grist mill on the easterly side of the property would be preserved.

The lot line between lots 1 and 2 is proposed under a related re-subdivision application, to be
adjusted to construct a septic system for the proposed event a barn and utilize an open field. The
proposed event barn of 7,400 square feet would be constructed on lot 2. Parking for staff is
proposed in the circle in front of the main house and in a parking area to the rear and adjacent to
the main house garage. For conferences and events the applicant has laid out and area for 140
parking spaces on a field to the south of the event barn. Parking in this fields is proposed to be
handled by valets to maximize occupancy and as provided in their parking study prepared by
Adler consulting.

ZONING:

The applicant has indicated that they are applying for a special permit for the change of use and
because the subject property exceeds, or will further exceed 150,000 cubic feet in total building
volume. What has not been stated is what the current volume is and how much it would increase
by the proposal. Similarly, is how the applicant intents the Commission to consider zoning
conformance; as one large parcel, or lot by lot. With regards to the requested change in use, the
applicant should indicate if that is being requested for the lots, in total, or for some of the subject
parcels. If approved as an educational use, the applicant would be granted an FAR of 0.075 per
Sec. 6-205 Note 7(b). The applicant should provide zoning conformance based on the lots to be
considered in the change of use. Lastly, the amendment of the common lot line between Lots 1
and 2 should be further explained and zoning conformance should be expressed in the existing
and proposed condition. Property lines for real property is proposed to be moved, the
Commission would need to consider that under the related re-subdivision application prior to
action on the site plan/special permit.

DRAINAGE:

As noted the subject property is a +/-75 acres in size, located in the RA-4 residential zone.
According to FEMA Firm Map a portion of the parcel lies within Flood Hazard Zone "AE",
associated with Converse Pond Brook which runs through the south east portion of the property.
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The proposed development would include the +/-7,400 square foot convention center,
bituminous concrete driveways, patios and walks, subsurface sewage disposal system, storm
water management facilities, various underground utilities and associated site grading and
landscaping. In total, the development would increase onsite impervious coverage by
approximately 16,744 square feet. The proposed conditions are noted to have a total, on-site
impervious, coverage of approximately 123,777 square feet.

The DPW Engineering Division has reviewed the proposal for conformance with the Town’s
Drainage Manual and best practices, and noted that some revisions are required but could be
addressed prior to zoning permit issuance.

PARKING:

The applicant has noted that a total of four (4) buildings on site are intended to serve programs
for the proposed use of the property. They note the intended occupancy of the buildings on site
as follows:

e The Foundation House, currently the mansion on the Project Site, will be restored and
preserved. The mansion will be able to host up to 30 guests for round table events;

e The Log Cabin, which is located near the Great Pond, can occupy 15 guests for a spiritual
wellness retreat;

e The Stone Stables, formerly a horse barn, will be restored and used as a pre-function or
small lecture space. The stable will be able to accommodate approximately 100 guests;
and,

e The Event Barn will be newly constructed using salvaged materials, keeping the historic
feel of the existing buildings. The barn will serve as a conference room and can
accommodate up to 250 guests, where valet parking will be provided

Two designated parking areas are proposed in the southern portion of the property, for valet
parking during larger private events/fundraisers.

The suggested scheduling and terms for events are proposed to be as follows:

1. Events with 101 to 250 persons (excluding catering and staff) are considered large
events. Foundation House may hold large events as follows:

e Daytime Large Events: 10:00 a.m. to 6:00p.m. Monday thru Saturday and 10:00 a.m.
to 5:00p.m. on Sunday.

e Evening Large Events: Thursday only from 5:00p.m. to 10:00 p.m., Friday and
Saturday only from 5:00p.m. to 11:00 p.m.

2. Upon the conclusion of an evening large event, Foundation House shall promptly
complete all clean-up and closing activities. Foundation House shall endeavor to
complete these activities by 12:00 a.m. and Thursdays by 11:00 p.m., meaning that the
site is quiet and dark at that time.

3. For any events having 30 cars or more, Foundation House shall at its own cost arrange
for police officers to be located outside of the exit of the property and at the intersection
of 124 Old Mill Road and Round Hill Road to assist with traffic flow and circulation.
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4. There shall be no more than 4large events in any month from April2021 to March 2022.
RHA representatives to meet with Foundation House in April2022 to review Foundation
House events over the prior year. Foundation House will be permitted a trial period from
May 1, 2022 through September 30, 2022 to allow up to 6 large events per month and
"extra-large" events (events of more than 250 people, excluding catering and staff) every
other month. At the expiration of the trial period, Foundation House and RHA shall meet
to discuss any issues or concerns which have arisen due to the increase of large events
from 4 to 6 per month and the extra-large events. During the trial period, should RHA
feel it necessary, it may request the large event schedule be reviewed by the Planning and
Zoning staff and should the Planning and Zoning staff deem it necessary the large event
schedule may be reviewed by the Planning and Zoning Commission.

5. If, upon expiration of the trial period, Foundation House intends to seek an amendment of
the special permit to permanently expand the number of permissible large events from 4
per month to 6 per month and/or to permit extra-large events beyond the trial period, it
may do so upon approval of Planning & Zoning Department staff if RHA has no
objection. If RHA objects to either the expansion of large events from 4 to 6 per month or
the continuation of extra-large events beyond the trial period, Commission review will be
required and RHA will have the opportunity to raise its objections and concerns to the
Commission in a hearing.

6. For their duration, extra-large events will be subject to the requirements of and count
towards the number of permissible large events per month.

7. Foundation House will maintain a website and a calendar for the large events and extra-
large events which will be updated monthly for the public to know when such events are
occurring. Events shall be maintained on the calendar website for at least 1 year from
when they occurred.

8. Foundation House will maintain an open dialogue with RHA and will meet with RHA as
necessary.

9. The use of the property shall be limited to the specific activities of Foundation House
approved by the Planning and Zoning Commission.

1. Foundation House's use of the property shall be "not for commercial profit" and
Foundation House shall be an entity described in Section 501(c)(3) of the Internal
Revenue Code of 1986, as amended, which has been recognized by the Internal Revenue
Service as exempt from federal income taxation or is an equivalent entity as the
Commission and the Town Attorney deem appropriate, and must be either a domestic
Connecticut entity or qualified with the Connecticut Secretary of the State to transact
business in Connecticut.

For events of 100 people or more, a valet parking program will be implemented. It has also been
stated that even when valet is not in use, parking attendants will be used to help direct parking.

The applicant’s analysis indicates the peak number of cars estimated for events planned during
the weekdays is 50 cars for about 100 guests. They also estimate that the peak number of cars
for a typical weekend event would be about 125 vehicles for a 250-person event. The applicant
is proposing to have space for 140 vehicles. However, reaching that number requires valet
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parking service to stack cars, sometimes in tandem rows of up to three vehicles, to make it work.
The applicant has also indicated for smaller events, they will still utilize parking attendants to
guide attendees to parking areas and to manage parking. The parking field will also be amended
to have a “durable base.”

It was noted that some of the current drives are less than the recommended 20-ft width (some are
only 18-feet currently. To minimize disturbance and maintain the existing look of the site as
much as possible, the applicant is asking the Commission to waiver the 20-ft width.

As a Charitable or Philanthropic use, required parking is not specifically defined in specifically
defined. As such it would appear that 1 space per 250 sqg. ft. of useable space may be the
applicable standard. At that ratio, the proposed barn would appear to require 22.2 spaces. If
considering the entire site, 15,914 spaces may be required. Staff notes that per Sec. 6-158(b),
“These standards may be modified as determined by the Planning and Zoning Commission.”

Comments from the Commission’s Traffic Consultant note that parking on the grass was more

than “infrequent” given the size and frequency of events. It was also noted that while the Level
of Service was found to be good at peak hours, large events or overlapping smaller event could
cause delays at the driveway. It was recommended that having an adequate driveway width be
provided to allow for two-way traffic, in particular, for delivery vehicles.

HEALTH:

The subject is currently served by private septic and well. The change of use requires evaluation
by the Town’s Health Department of the current and proposed flow rates, to determine the
adequacy of the septic system design. Additionally, with multiple buildings being attached to a
single septic system, the State Department of Health must approve the design as well. The State
Department of Health has approved the conceptual septic design. Final approval(s) will be
required with any request for building permit. However, the Health Dept. notes that the use of a
well may need approvals from the State as well. The applicant has indicated that the intended use
of the facility would meet the requirements for a non-community well system.

APPLICABLE REGULATIONS:

This application is regulated by the Building Zone Regulations. Of particular significance are
Sections 6-13 thru 6-15, 6-17, 6-93, 6-94, 6-101, 6-158, and 6-205 of the Building Zone
Regulations.






















Updated Comments 3/16/2021 (in Red)

Partially completed
(this is related to
concerns raised in
Comment #3 below)



KPodgorski
Text Box
Updated Comments 3/16/2021 (in Red)

KPodgorski
Text Box
Partially completed (this is related to concerns raised in Comment #3 below)


No change was
made or response
provided.

Accommodations for
pedestrians and
accessibility are still
lacking. There are no
clear routes to travel
between the parking
fields (and other
parking areas) and
the event areas- the
stables, log cabin,
main house, and
glass barn. Visitors to
the site have to walk
in the driveway for
events that operate
as self-park. Itis also
hard to tell from the
site plan where the
building entrances are
and what is the best
way to get to them.

No labels or turning
templates (in the
delivery/turn around
area) are shown on
the site plan.



KPodgorski
Text Box
No change was made or response provided.

KPodgorski
Text Box
Accommodations for pedestrians and accessibility are still lacking. There are no clear routes to travel between the parking fields (and other parking areas) and the event areas- the stables, log cabin, main house, and glass barn. Visitors to the site have to walk in the driveway for  events that  operate as self-park.  It is also hard to tell from the site plan where the building entrances are and what is the best way to get to them.

KPodgorski
Text Box
No labels or turning templates (in the delivery/turn around area) are shown on the site plan.


No change was
made or response
provided.



KPodgorski
Text Box
No change was made or response provided.
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